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Chief Executive’s Report on submissions to Proposed Variation 8B to KCCDP

1. Introduction

This report forms part of the statutory procedure for the making of Variation 8B to the
Kilkenny City and County Development Plan (KCCDP).

This report addresses the submissions received during the 4-week public consultation
period, from the 1st of May to the 29t of May 2026, in relation to the Proposed
Variation.

The purpose of this report is to:

e summarise the written submissions received in relation to the proposed
variation during the public consultation period

o set out the Chief Executive’s response to the issues raised in the submissions
and;

e make recommendations to the Elected Members on the issues arising from the
consultation process.

This report is being furnished to the Elected Members of Kilkenny County Council in
accordance with Section 58(11) of the Planning and Development Act 2024, as
amended, for their consideration.

1.1 Proposed Variation

Proposed Variation no. 8B is a proposal to change the zoning of land in Callan,
Graiguenamanagh and Thomastown, to reflect the requirements of the Government’s
National Planning Framework Implementation Guidelines?.

1.2 Details of Public Display

The documents put on public display for the Proposed Variation were:

e Public Notice

e Proposed Variation

e Infrastructural Assessment

e Appropriate Assessment Screening report

e Strategic Environmental Assessment Screening report

These documents were placed on the Consult.kilkenny.ie consultation website and
linked from the Council’s own website. Hard copies of the documents were on public
display at the Planning Office, Kilkenny County Council, County Hall, John Street,
Kilkenny.

Submissions could be made:

e Online at consult.kilkenny .ie or,

1 Department of Housing, Local Government and Heritage, National Planning Framework Implementation
Guidelines, 2025


http://www.consult.kilkenny.ie/
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e In writing to: Senior Planner, Planning, Kilkenny County Council, County Hall,
John Street, Kilkenny.

1.3 Consideration of Variation

The members of the planning authority are required to consider the proposed
variation and this Chief Executive’s Report, and this is to be completed within 6
weeks?2.

In making a variation to a development plan, the members are restricted to
considering the proper planning and sustainable development of the area, the
statutory obligations of a local authority and any relevant policies or objectives of the
Government or any Minister of the Government.

The members of the authority, having considered the proposed variation and this
report may, as they consider appropriate, by resolution,

1. Make the Proposed Variation as published
2. Make a modified version of the Proposed Variation

If the Planning Authority, after considering a submission, observation or
recommendation from the Minister or Office of the Planning Regulator, decides not to
comply with a recommendation made by such, it shall so inform the Minister or OPR
as relevant as soon as practicable by written notice and shall include the reasons for
the decision.

If it is resolved to make a modified version of the proposed variation, and the
modification constitutes a material alteration to the variation, the variation shall be
deemed not to have been made.

Not later than 2 weeks after the passing of the resolution, the Planning Authority shall
publish notice of the modification that constitutes a material alteration.

The planning authority must review the alteration in the context of SEA and AA and
determine its implications (if any) on the environment. If an SEA or AA is required,
the 2-week period may be extended by such period as the CE considers necessary to
facilitate any necessary assessments.

Thereafter the Planning Authority must publish notice of the proposed material
alteration (and relevant information relating to SEA and AA). A further 4-week period
is allowed for public consultation and for lodgement of written submissions.

2 From the date of the submission of the Chief Executive’s report to the members of the Planning Authority
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2. Submissions Received

In total, 14 submissions were received to the proposed variation. Below is a list of the
submissions received?.

Reference | Name

KK-C379-1 | Maritime Area Regulatory Authority (MARA)

KK-C379-2 | Health and Safety Authority

KK-C379-3 | Gittens Murray Architects Ltd. on behalf of Frank Coyle & Kathy
Coyle

KK-C379-4 | Peter Thomson on behalf of Ormonde Homes Ltd.

KK-C379-5 | Department of Education and Youth

KK-C379-6 | Uisce Eireann

KK-C379-7 | Southern Regional Assembly

KK-C379-8 | Feargall Kenny on behalf of Michael Anglim

KK-C379-9 | Office of Public Works (OPW)

KK-C379-10 | Department of Housing, Local Government & Heritage

KK-C379-11 | Office of the Planning Regulator (OPR)

KK-C379-12 | National Transport Authority (NTA)

KK-C379-13 | Electricity Supply Board (ESB)

KK-C379-14 | Patrick Opdebeeck/Feargall Kenny on behalf of Michael Anglim
(duplicate of KK-C379-8)

To comply with reporting procedure in the legislation, the submissions are dealt with
in order with the Office of the Planning Regulator (OPR) and the National Transport
authority (NTA) first, followed by the other statutory consultees. Section 2.2 addresses
submissions from non-statutory consultees.

3 The full text of the submissions received is available to view at the link:

https://consult.kilkenny.ie/en/node/7451/submissions

following
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21 Summary of Issues

Raised, Chief

Executive’s Response and

Recommendations - Statutory consultees

Ref. KK-C379- 11 Office of the Planning Regulator (OPR)

Summary

Response and Recommendation:

The submission includes
recommendations and observations from
the OPR. As set out in legislation,
planning authorities are:

e requested to implement or address
recommendations,

e and to action observations

Two recommendations are made as
follows:

1. With regard to Callan, and the Objective
relating to access to the River Tullamaine,
this text should be included as a specific
objective, with detail as to how the access
is to be provided.

2. The OPR note the accessibility of the
proposed New Residential rezoning at
Thomastown site E and
Graiguenamanagh sites A and B to their
respective town centres could be
improved, and specific local objectives
should be included in the proposed
Variation in relation to the following:

e Thomastown site E;
e Graiguenamanagh site A; and
e Graiguenamanagh site B.

Observation

3. The Office considers that the proposed
Variation would be strengthened by
incorporating an area based approach to
SuDs, rather than relying solely on
individual site-by-site solutions. The
Planning Authority is advised to reflect

1. The text as included on the Callan
zoning map, Figure 4.26, will also be
included as an Objective in Chapter 4 as
follows: Access to the channel of the River
Tullamaine should be provided to allow for
channel maintenance. Details of this access
must be provided as part of any planning
application.

2. Specific objectives in relation to
accessibility will be included in relation to
these sites, as detailed in the response to
KK-C379-12 from the NTA.

Observation

3.As part of Variation 4 (adopted 26/2/26)
section 10.2.8 of the Development Plan
requires that all planning applications for
development shall include integrated
provisions for nature-based rainwater
management (NBS), appropriate to the
scale and context of the development

4
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this approach in both the SRFA and
proposed Variation.

proposed. In this context (requirement for
nature-based solutions and location of sites
outside of flood zone A & B) this is
considered sufficient.

Given the statutory timeframes for
Variations, it is impractical to implement
the approach advised at this point.
However the are based approach will be
examined as part of the making of the next

Development Plan.

KK-C379-12 National Transport Authority (NTA)

Summary

Response:

The NTA comments as follows:

1. In Graiguenamanagh, the NTA note the
zoning of land as New Residential to the west of
the R705. To serve this zoning, the NTA
recommend that the link between High Street
and the L4209/R705 junction be upgraded, and a
crossing point on the R705 be provided, in
advance or in tandem with the development of
the sites.

2. In Thomastown, the NTA note that Site E is at
a considerable remove from the town. In the
event that the proposed zoning is approved, it is
recommended that this be subject to
improvements to provision for active travel
movement on Station Road.

1. Noted. At present the link
between High Street and the R705 is
by means of a flight of steps. Two
objectives should be included in this
regard.

2. Noted. This site is at a
considerable remove from the town,
and the Infrastructural assessment
details the rationale for its inclusion.
Objectives will be included to
provide for enhanced pedestrian
facilities and provision for cycling.

Recommendation:
Include Objectives in Section 4.4 as follows:

1. Graiguenamanagh

Site-specific objective: A pedestrian crossing is required on the R705 to connect the New
Residential sites west of the R705, to L4209/High Street, prior to occupation of any

residential development.
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Objective: Provide for an upgrade to the link between High Street and the L4209/R705
junction, allowing for active travel and accessible connectivity.

2. Thomastown

Include a site-specific objective requiring improvements to provision for active travel
movement on Station Road. An active travel audit, and traffic impact assessment, from
the site to the junction of Market Street, with recommendations for improvements to
provision for active travel movement on Station Road, is to be carried out, and the
recommendations are to be implemented, prior to occupation of any residential
development.

This objective addresses the servicing deficiency as identified in the Infrastructural
Assessment.
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Ref. KK- C379-1 The Maritime Area Regulatory Authority (MARA)

Summary

Response:

The Marine Area Regulatory Authority is satisfied | The contents of the submission
that the proposed Variation 8B will not directly | are noted.

interact with or impact on, the maritime area.

MARA have no further comment.

Recommendation: No change recommended.

Ref. KK- C379-2 The Health and Safety Authority (HSA)

Summary

Response:

The HSA list the requirements in relation
to planning policy for major accident
hazard sites and list the establishments
within Co. Kilkenny.

The contents of the submission are
noted. The Development Plan contains
the requirements as outlined by the
HSA.

None of the establishments referred to
are located in the settlements affected by
this proposed Variation.

Recommendation: No change recommended.
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Ref. KK- C379-5 Department of Education and Youth

Summary

Response:

1.The Department of Education and Youth notes
the population projections for the three towns,
and states that the preference would be to expand
existing school facilities if possible if there is a
The
Dept. request that the potential of protecting a

requirement for additional school places.

buffer around each school for expansion be
examined.

2.In all three towns, the Dept. notes that the
projected increase in school place requirements
could be met by expansion of the existing
facilities, if required.

3.The Department anticipates a need for
additional Education Needs (SEN)
provision and would welcome explicit support for

Special

school accommodation for children with special
educational needs in the plan.

4.The
engagement to assess current and future capacity

Department welcomes the continued

and emphasises the importance of zoning

sufficient land for school development.

1. Noted. Sufficient Community
Facilities zoning is provided
around the schools in each of the
three towns, to cater for the
additional capacity of the land
proposed for rezoning.

2. Noted.

3The City and  County
Development Plan includes a
comprehensive  section on

Education and Childcare in
Section 6.13. This includes
reference to the national policy
on provision of educational
facilities.

4. Noted.

Recommendation:

No change recommended.
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Ref. KK- C379-6 Uisce Fireann (UE)

Summary

Response:

UE notes that information on water and
wastewater capacities for each town has been
previously provided to the Council.

They further note that the Core Strategy target
date (2034) goes beyond the period covered by
Uisce Eireann’s Capital Investment Plan (2025-
2029).

The latest Water Supply Capacity Register (April
2026) shows that there is currently constraints and
Level of Service improvements required in the
Water Resource Zone (WRZ) serving Callan, and
capital investment is required in the WRZ serving
Graiguenamanagh. Currently, it is anticipated
that capacity will be  increased in
Graiguenamanagh by 2034.

The contents of the submission
are noted.

Recommendation:

No change recommended.

Ref. KK- C379-7 Southern Regional Assembly (SRA)

Summary

Response:

The SRA notes that the review of the Regional
Spatial and Economic Strategy for the Southern
Region (RSES) commenced on the 26t March
2026, and that the revised RSES will provide a
basis for the future 10-year Development Plan
cycle.

The contents of the submission
are noted.

Recommendation: No change recommended.

Ref. KK- C379-9 Office of Public Works (OPW)

Summary

Response:

1.This submission relates to flood risk and the
application of the Guidelines on the Planning

1. As part of Variation 4 (adopted
26/2/26) section 10.2.8 requires

9




Chief Executive’s Report on submissions to Proposed Variation 8B to KCCDP

System and Flood Risk Management (DECLG/OPW,
2009). The Guidelines recommend that the SFRA
provide guidance on the likely applicability of
different Sustainable Urban Drainage Systems
(SuDS) techniques for managing surface water
run-off at key development sites. There are a
number of sites included in the Settlement
Capacity Audits where SuDS and green
infrastructure may be appropriate.

2. With regard to Callan, and the Objective
relating to access to the River Tullamaine, it would
be beneficial if this were to be included as a
specific objective, with detail as to how the access
is to be provided.

3. The Council should include a register of key
flood risk infrastructure, so that defences are
readily identified or protected from interference
or removal. Details of flood defences, and
defended areas, should be included in the SFRA.

that all planning applications for
development shall include
integrated provisions for nature-
based rainwater management
(NBS), appropriate to the scale
and context of the development
proposed.

2.The text as included on the
Callan zoning map, Figure 4.26,
will also be included as an
Objective in Chapter 4 as
follows: Access to the channel of the
River  Tullamaine  should  be
provided to allow for channel
maintenance. Details of this access
must be provided as part of any
planning application. ( See also
point 1 of KK-379-1 OPR)

3. The Development Plan, as a
strategic level document, is not
the appropriate document for
such a register. The detail of the
defences and defended areas
will be included in the SFRA.

Recommendation:
1.No change recommended.

2.Include text objective in Chapter 4 relating to
channel.

access to the River Tullamaine

3. Amend SFRA to include detail on the defended areas in Callan and

Graiguenamanagh.

Ref. KK- C379-10 Department of Housing, Local Government and Heritage

Summary

Response:

This submission comprises
observations/recommendations.

heritage-related

The Dept. notes Site B in Thomastown includes a
recorded monument and that measures are

The contents of the submission
are noted.

The policies and objectives in the
Development Plan, and the

10




Chief Executive’s Report on submissions to Proposed Variation 8B to KCCDP

outlined to provide for the protection of same. The

Thomastown LAP, will provide

Dept. recommends that an Archaeological Impact | for the protection of this
Assessment be carried out in advance of any | monument through the
development proposals on this site and includes | development management
mitigation relating to this. process.

Recommendation:

No change recommended.

Ref. KK-C379-13  Electricity Supply Board (ESB)

Summary Response:

ESB welcomes the application of the Tiered
Approach to zoning in informing the proposed
variation. However, ESB considers that there is an
opportunity to further strengthen the approach
through more explicit consideration of electricity
network capacity and infrastructure
requirements.

ESB would therefore welcome the opportunity to
engage with Kilkenny County Council in the
ongoing application and refinement of the TAZ
framework, including the provision of technical
input in relation to electricity network capacity,

The contents of the submission
are noted. The Council
acknowledges the opportunity
to engage with the ESB. As a
statutory consultee, the ESB will
be contacted in this regard for
the forthcoming Development
Plan process.

infrastructure  planning and development
sequencing,.
Recommendation:

No change recommended.

11
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22 Summary of Issues Raised, Chief Executive’s Response and
Recommendations - non-statutory

Ref Name Summary

KK- Frank and | This submission seeks a change in zoning from

C379-3 | Kathy Agriculture and Open Space, to New Residential for
Coyle lands (5 acres) located in Minnauns, Callan, as the land:

e is centrally located,

e could provide access to a riverside walkway,
e would support the presentation of the Friary,
e was previously zoned (2002), and

e Callan has the necessary services capacity.

Response:

The purpose of this Variation is to reflect the requirements of the Government’s
National Planning Framework Implementation Guidelines.

Sufficient, and suitable, land (12 hectares) has been provided under the Proposed
Variation to accommodate the revised housing growth figures in Callan.

This site is a greenfield site, bounding the King’s River, and a significant portion
of the site is located within Flood Zones A and B, as identified in the OPW South
Eastern CFRAM mapping of 2016, and the Strategic Flood Risk Assessment of the
Callan Local Area Plan, 2019, see extracts below. This site would not pass the
plan-making Justification Test of the Flood Risk Assessment Guidelines.

s.ybc

(Val
]

o

Figure A: Extract from Submission showing site location

12
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Legend

I 0% Fluvial AEP Event

[ 1% Fluvial AEP Event
0.1% Fluvial AEP Event

143600

)7 TN T

Figure B: Extract from CFRAM mapping 2016

- FLOOD ZONE A > 1% AEP

FLOOD ZOME B < 1% AEP AND
=0.1% AEP

Figure C: Extract from Callan LAP SFRA mapping 2019

This site should retain its Agriculture and Amenity/open space zoning.

Recommendation: No change to the proposed Variation.

13
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Ref Name Summary

KK- Peter This submission seeks a change in zoning from
C379-4 | Thomson Industrial, to New Residential, for lands (0.19 hectares)
on behalf of | located in Bolton, Callan, as the land forms part of a
Ormonde larger residential block, which is under contract for
Homes Ltd. | purchase by Ormonde Homes Ltd., and was granted
permission for residential development previously.

Response:

The purpose of this Variation is to reflect the requirements of the Government’s
National Planning Framework Implementation Guidelines.

Sufficient, and suitable, land (12 hectares) has been provided under the Proposed
Variation to accommodate the revised housing growth figures in Callan.

The request relates to a sliver of land (0.19ha) is zoned as Industrial which is part
of a larger site of 3.025 ha. Permission for housing has been previously granted
ref:19/17.

The area of New Residential zoning corresponded to the area located within the
CSO Built Up Area boundary (2022).

Whilst residential use is not a Permissible use, listed under the industrial zoning
objectives, it is considered that a residential development, as part of a larger
scheme, would not be incompatible with the industrial zoning. This is on the
basis that there are currently no industrial uses in the vicinity, the entire site is
greenfield, and that at 6.1ha there is sufficient land zoned elsewhere in Callan for
industrial use to allow for the industrial zoning to be achieved.

Figure A: Extract from zoning map showing site location

14
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Areal1:900!84 1|square|meters

To achknowledge the planning history of the site and ensure that residential use
is supported on the land a site-specific objective is to be included to allow for
residential development at this location notwithstanding the industrial zoning.

Recommendation:

Include a site-specific objective allowing for residential development on this area
of Industrial zoning, as part of a larger residential scheme on the lands to the north
as follows:

C1: Allow for the provision of residential use within the area outlined in black
notwithstanding the industrial zoning having regard to the planning history and
ground configuration.

It is not considered that the site-specific objectives impinge on the overall objectives
of the industrial zoning. There are approx. 6.1 hectares of undeveloped Industrial
zoned land in Callan, of which this land area forms 3%.

15



Chief Executive’s Report on submissions to Proposed Variation 8B to KCCDP

Ref Name Summary

KK- Feargall This submission relates to lands at The Greens in

C379-8 | Kenny on | Thomastown, which are proposed for rezoning to New
behalf  of | Residential in this Variation.

Michael ) ) _

Anglim The owner is pleased the site (2.4 hecta.res) is re;or.led, as
it was previously zoned and had planning permission for
residential development.

The submission requests:
e that the site be designated as Tier 1 in the
Infrastructure Assessment, as the site is ready to go.
e That the zoning reference in the matrix be amended.
Response:

The Infrastructure Assessment as published as part of Proposed Variation 8B,
designated sites as either Tier 1 or 2, depending on the level of services. It is
acknowledged that this site should be referenced as Tier 1, and the entry under
the “Proposed Zoning” heading in the table should be changed to New
Residential.

Of note, submissions from the NTA (KK-C379-12) and OPR (KK-C379-11)
referenced the lack of active travel infrastructure connecting this site to the town,
and objectives are proposed for inclusion in relation to this site, to address the
issues raised.

Recommendation:

Amend the Infrastructure Assessment table in relation to Site E.

16



Chief Executive’s Report on submissions to Proposed Variation 8B to KCCDP

3. Summary of Recommendations of the Chief Executive

Proposed Variation 8B will ensure that sufficient land is available in Callan,
Graiguenamanagh and Thomastown.

I am satisfied that the Proposed Variation as recommended in this report, in
conjunction with adopted Variation 8A, which addressed zoning in Kilkenny city?,
tulfils the intention and spirit and intention of the Minister in terms of housing
delivery for Kilkenny.

I have examined the submissions received and recommend the variation to the
Members of Kilkenny County Council that Variation no. 8B with modifications. The
modifications proposed are not material to the variation as (i) no increase in
zoning (ii)there is no addition/ deletion to RPS and (iii) no significant effects on the
environment , therefore the variation + modifications are recommended be adopted
as part of the Kilkenny City and County Development Plan 2021 - 2027, as set out in
this report.

f_J—cu rea uﬁzu/

Lar Power,

Chief Executive

4 Variation 8A was adopted by Kilkenny County Council on the 20t April 2026.
17



